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AGE 
Under 18 

18-24 

The age of resident respondents 
indicate that children and young 
adults under the age of 25 years 
old are underrepresented in 
the survey as compared to the 
town's population. And the 
population ages 35-74 were 
overrepresented. The survey 
respondents over 75 years old 
closely matched the town's 
overall share of population of 
that age. The grey bars in the 
graph to the right represent the 
percent of the town's population 
in each age catetgory, while the 
colored bars represent subject 
survey data.2 

INCOME 
Less than 

15,000 

Survey respondents 
overrepresented 
households with higher 
annual incomes.3  About 
70 percent of survey 
respondents have 
incomes over $100,000, 
whereas about 53 percent 
of households town-
wide have income in 
this category. About 25 
percent of Hamilton's total 
households have income 
less than $50,000, whereas 
about 8 percent of survey 
respondents fell in this 
income category. 

15,000-24,999 

25,000-34,999 

35,000-49,999 

50,000-74,999 

75,000-99,000 

100,000-149,999 

150,000-199,999 

200,000 or 
more 

IMES 

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100% 

2  Town-wide data from the 2010 US Census. Younger population (under 25) age groups vary slightly between Census data and subject 

survey data, thus the represented Census data is not exact. 

3  Survey and ACS income data are not entirely comparable as the survey asked "what is your income level?," which may be interpreted 
individually, whereas the ACS reports household income. Even so, survey respondents had higher incomes than Hamilton households 
as reported in the ACS. Household incomes are often higher than individual incomes due to the presence of more than one earner in 
the household. 4 



Quality of Type/size of home I 

public schools could afford 
Open space/farms/ 
rural environment Safety 

This section filters the responses of current residents who participated in the survey. Certain 
responses directed respondents to follow-up questions. Therefore, the total number of responses 
varies by question. 

When you chose to live in Hamilton, how important were the 

following factors? 

The figures below represent the percentage of respondents who indicated that each 
factor was extremely or very important. Top factors include safety, quality of public 
schools, type and size of affordable homes, and open space/farms/rural environment, 
and small town feel. 

Small town feel 

74% 

Community/people Quality of public 
who live herre services/infrastructure Walkability 

63% 4 6%

oop

 

Proximity to 
employment Public transportation Historic feel Proximity to stores 
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Physically accessible Assisted living/continuing 
housing units care retirement living Other Condominiums 

26% 25% 

Rental apartments 
Age-restricted 

housing 

21% 

How likely are you to move in the next five years? 

Responses: 481 

Two hundred and thirty four of 481 
(about 48 percent) respondents 
said that they are not at all likely to 
move in the next five years. 

One hundred and eighty two of 481 
(about 38 percent) said that they 
are slightly or moderately likely to 
move in the next five years. 

Extremely 
likely 

Very likely 

Moderately 
likely 

Slightly likely 

Not at all 
likely 

-11 

0% 10% 20% 90% 40% 50% 60% 70% 80% 80% 100% 
Sixty-five of 481 (about 8 percent) 
said they are extremely or very 
likely to move in the next five years. 

Most respondents who said that they are extremely or very likely to move in the next five years, 

were older. The majority fell between ages 55 and 64 (76 percent), followed by those 45-54 (47 

percent), 65-74 (31 percent), 35-44 (22 percent), 25-34 (19 percent), and 75-84 (5 percent). 
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Sixty-eight (68) percent of respondents to this question stated that they would be likely to move 
to a different community due to lower housing/living costs and lower tax rates. Forty-one (41) 
percent stated that they would be likely to move in order to find a home with fewer maintenance 
needs. Thirty-four (34) percent stated that they would be likely to move in order to find a smaller 
home or living unit. Twenty-six (26) percent said that they would be likely to move in order to find 
a different type of home or living unit. 

If you plan to move to another community, where would you 

move to? 

Responses varied, including but not limited to: 

• somewhere with lower taxes 
• somewhwere more affordable 
• don't know/not sure at this time 
• overseas 
• closer to family 
• Ipswich, Beverly, Manchester, Essex, Glouster, Amesbury, Newburyport, Cape Cod, 

North Shore, etc, 
• Somewhere warmer 

simmongeontemmanismenenra 10•11•11 Mil IN 

  

  

What is your price range for buying a home in Hamilton? 

 

Responses: 39 

About 33 percent of resident 
respondents who are likely to 
move in the next five years, 
indicated a price range of between 
$200,000 and $399,000 and about 
33 percent indicated a price range 
of $400,000 to $599,000. About 10 
percent of respondents indicated a 
price range of less than $200,000. 

According to the The Warrent 
Group, the median sales price of 
a single-family house in Hamilton 
was $562,500 in 2018 and $425,000 
for a condominium. 

Less than 
$200,000 

$200,000 - 
$399,000 

$400,000 -

 

$599,000 

$600,0004799,0 
00 

$800,000 or 
more 

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100% 
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What types of housing does Harrilton need more of? 

Respondents reported that Hamilton is most in need of houses on smaller lots, rental 

units, townhouses, age-restricted and physically accessible housing, and two-family duplex 

units. Respondents felt less strongly about the need for multi-family housing complexes 

and cohousing. Just under 25 percent of respondents indicated that they do not want to 

see any of these housing developments in town in order to preserve the existing character 

and nature of of the community. 

Most respondents showed support for the more modest housing options and many 

described a significant need and desire for greater housing diversity and affordability in 

Hamilton. 

Houses on smaller lots 

Rental units 

Townhouses 

Senior/age-restricted housing 

Physically accessible units 

Two-family (duplex) 

None of the above 

Custom response/explanation 

Congregate living/cohousing 

Multi-family in 3-9 unit building 

Multi-family in 10-19 unit building 

Multi-family in 20+ unit building 

 

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100% 
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Barrett Planning Group LLC 

Hamilton Housing Element 

Put ic Fc SvEri imy 

community preservation 
+ planning 

Prepared by JM Goldson 2/19/19 

MAIN CONCLUSIONS 

Forum participants valued the rural features and small town feel of Hamilton. The community 

wants to preserve these characteristics as a top priority. 

Many participants expressed interest in converting existing buildings to housing, rather than 

building new developments. 

Participants saw opportunity and benefit of creating housing near transit and downtown. 

Participants were generally supportive of cottage style new development since it would preserve 

open space and would fit with the character of existing housing stock. 

Participants wanted to maintain the balance between new development and open space. 

On Tuesday February 5, 2019 the Town of Hamilton hosted the first of two public forums to engage the 

public and collect feedback for the housing update to the Master Plan. The forum was held in the 

Hamilton-Wenham Library from 7:00 pm to 9:00 pm. Approximately 20 people attended. Public forum 

participants answered participated in answering questions on two interactive boards participated in a 

mapping exercise and had the opportunity to ask questions and provide their feedback. Consultants, JM 

GoLdson, presented an overview of town demographics, housing needs, and housing case studies across 

a range of types. 



Barrett Planning Group LLC J M Goldson 

 

community preservation 
+ planning 

EXERCISE FORMAT 
Participants were seated at six different tables of 4-5 people with a map of Hamilton and a set of icons 

representing different housing types. They were asked to pretend that they were a town planner with the job of 

incorporating more housing types in town. They were asked to place the icons directly on the map and on white 

butcher paper explain how their housing choices 
• Benefit the local economy, local business, or downtown? 
• Preserve agriculture and protect open space 
• Meet the needs of seniors 
• Meet the needs of families 
• Preserve historic buildings 
• Support residents with a mix of incomes and backgrounds 

3 
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community preservation 
+ planning 

In the groups notes, the farmplex example that was presented in the beginning of the forum was 
mentioned as a possible strategy for retrofitting Great Estate sites into multi-unit housing. 

Many attendees were very interested in 
cottage style housing as a way to preserve 
open space while adding housing. There 
seemed to be a prevailing feeling that the 
scale and character of cottage style 
housing fits with Hamilton's existing 
housing stock. 

5 
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community preservation 
+ planning 

Table B: 
• Cottage Housing Spread throughout 
• Senior housing downtown 
• Multi-unit downtown - supports businesses 
• Mixed use - Winthrop school area - needs more commercial 
• Gordon Seminary - 20-49 units 
• Townhouse/Condos in Pockets 
• Great Estates - Cottage/Condo 
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Table E: 

 

community preservation 
+ planning 

• Hold ups - Septic and Neighborhood Opposition, Town limited by protected space 
• Multi-Unit at Gordon Seminary 
• 2-3 acre sites could be used for affordable housing (Small Developments) 
• Duplexes could be on 1-2 acres 
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community preservation 
+ planning 

Table G: 
1. Patton Property - Single Family - Senior, Town Property 
2. Madorelle Property- Cottage Style Seniors 
3. Highland new Pongree, Withrop Property - Single Family Affordable 
4. Bay Rd, Sears Property - Townhouse Condos 
5. Meadowbrook - Multi-Unit 50-99 Affordable 
6. Gordon Conwell - Multi-Unit 20-49 - Seniors 
7. Cottage Housing Bylaw - 1-1/5 Acres -4 condos, location TBD by owners 
8. Moulton St - Cottage Style - affordable/senior 
9. Chebacco Rd - Townhouse Condo 

11 
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Median sales 
price: 

$550,000 

On Monday, April 29, 20198  the Town of Hamilton hosted the second of two public forums to 
solicit feedback from the community on the Town's housing update to the Master Plan. The 
forum was held at the Hamilton-Wen ham Library at 7:00pm. Project consultant, JM Goldson 
community preservation + planning, facilitated the event, beginning with a presentation 
about work done to-date and setting the context for two group discussion activities. The 
activities of this forum built off of findings from the first public forum (held on February 
5, 2019) to better understand housing opportunities and priorities. Approximately sixty 
people were in attendance. 

JM Goldson set the context of the forum with a breif overview of a master plan's purpose, 
a recap of housing goals from the 2004 Master Plan, and an overview of results from focus 
groups, a survey, and the first public forum. Participants heard about current population 
trends as well as the physical and financial mismatch in housing demand and supply in 
Hamilton. 

As Hamilton's population ages and time progresses, 
housing needs change. Aging residents often seek out 
smaller, easily maintained homes with easy access to 
services and comunity activities. Younger populations 
are attracted to walkable, vibrant neighborhoods with 
a mix of uses, that are near public transit, and have 
quality school systems. Both demographics also seek 
out financially attainable housing options. Hamilton's 
housing stock is largely made up of single-family 
homes, with few options that are smaller and more 
affordable, including rental units. Hamilton's median 
home sales price is out of reach for most of its current 
residents. 

2 



MAP ID 
AREA 

IDENTIFIED 
RECOMMENDED 
HOUSING TYPES 

PUBLIC 
FORUM #1 

POPULARITY 
(out of 6) 

PUBLIC 
FORUM #2 

POPULARITY 
(out of 8) 

1 

 

Cottage style 

housing 

• • • 
00 

  

Asbury Grove  
Cottage style 

housing (affordable) 
Cottage style 

housing (seniors) 

2 
Patton 

Homestead 

10-19 unit 

multifamily 

(veterans) , 

• • C., 

+ farmplex 
conversion 

10-19 unit 

multifamily 

(affordable) 

single family 

(seniors) 
50-90 unit 

multifamily 

(affordable) 

3 
Gordon Conwell 

Seminary 

20-49 unit 

multifamily 

• • • 
• • 

C 0 6 
(JO 

+ cottage 
housing 

10-19 unit 

multifamily 

(families) 

50-99 unit 

multifmaily (seniors) 

 

Chebacco Woods 

& Lake Area/ 

Meadowbrook 

Farm 

100+ unit 

multifamily (young 

professionals) 

 

0 0 townhouses or 

condos 

 

farmplex 

 

5 
East of Gravelly 

Pond 

50-99 unit 

multifamily 
• 441t 

6 Moulton Street 

cottage style 

housing 

(affordable/seniors) 
40 • • • 

7 
Sears Property 

(Gardner Street) 

duplex/fourplex 
00 fil • 

condo/townhouses 

 

4 



a) Create Imre f exi oility to oromote lousing o ation tl roug 
existi fig zoning orovisions. •••0 (50% support) 

Four groups supported this housing strategy, with one group specifically suggesting a 

revision to the great estates bylaw. Three groups did not support this strategy. One 

group felt that it wouldn't be worthwhile, while another expressed concern that previous 

zoning amendments have not led to substantial change or new housing development. 

One group did not provide any feedback on this strategy. 

b) Adoot new id aylaw to oro 'note afforda (10LS es 0'1 

Ta ler OtS C 0 00 (50% support) C G (25% maybe/conditional) 

Four groups supported this housing strategy. Two groups indicated a few influencing 

factors of their support. One of these groups expressed concern that this strategy would 

have a small impact on reaching the 10% affordability goal, while another group stated 

that this strategy might be more appropriate in some areas of town than others. Two 

groups did not support this strategy. 

c) Pursue conversion of ore or Tore town oro Jellies to 
lousing. to000000 (100% support) 

All eight groups supported this housing strategy. One group specified that they felt 

mixed-use development along the Town's main streets would be the most appropriate. 

Two groups saw this strategy as a great tool for the future and as town properties 

become available (especially those that are underutilized). Two groups recommended 

a site near the public safety building and several mentioned using the Winthrop school 

site, if the schools are consolidated. One group expressed concern about losing one of 

the schools as an asset to the community. Other recommendations included the Patton 

property and COA. 

) Consider wastewater o otions cowntown to oro cnote 
c eve oomert. 006 0 (50% support) • (12.5% maybe/conditional) 

Four groups supported this strategy for downtown development. One participant 

stated that there should be an effort to prioritize commercial development to offset tax 

expenses for homeowners. Three groups did not support this strategy, with one group 

stating in particular that they felt it would be too expensive and another stating that this 

would require/result in a character change in the community. 
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APPENDIX A: Transcri oec Site Co nments (Activity 1) 

MAP ID 
AREA 

IDENTIFIED 
PF#2Table A PF#2Table 13 PF#2 Table C PF#2Table D PF#2TableE PF#2Table F PF#2 TableG PF#2  Table H 

 

Asbury Grove 

yes - cottage 

style 

unrealistic due 

to ownership 

no - not 

acceptable for 

growth given 

religious 

affiliation 

is this site usable? 

Already affordable 

so has potential but 

unsure no 

not feasible, esp. for 

affordable due to 

ownership 

not viable (also not 

walkable to services). 

Adjacent property 

outside asbury grove 
could be good (by 

cellphone tower/NW 

corner of property - 

see map) yes 

2 
Patton 

Homestead multifamily 

rental ? 

3 Retain Patton 

property as 

open space 

is this site usable? 

Agreements and 

patton homestead 

event center not realistic 

 

convert barns and 

stables. Green 
Meadow Farm on 

east side of Asbury 

across from pot farm no 

3 
Gordon Conwell 

Seminary 

yes - 408(11 

affordable, 32 

market rate 

condos) 

approx 19 

units. GC is 

selling 19A to a 

408 developer 

?Some support 

for GCTS 

development 

good site for 40 

units or less. Wait 

for task force to 

bargain with school 

 

408 proposed along 

Bridge street. Would 

prefer to add 

affordable housing 

apart from 408. Very 

little added to 

production, not 

sure about details or 

remedies of 

proposed 408 

zoning long term: 

multifamily and 

cottage apartments existing units only 

4 

Chebacco 

Woods & Lake 

Area/ 

Meadowbrook 

Farm 

Meadowbrook 
farm  _ mixed 

use 

 

? Conditional 

limited 

wait to see what 

happens with open 

space negotiations 

 

keep trails but have 

town houses or 

condos (not 100 

units!) along Essex 

street - attractive 

option, 

limited by site? Good 

site as stated ok development ok 

5 
East of Gravelly 

Pond yes 

 

no 

   

worth exploring dump 

6 Moulton Street 

no 

 

? Some 

development 

potential ok 

not smart growth. 

Oh for families 

(large lots) 

  

cottage style wetlands/ski hill 

7 
Sears Property 

(Gardner Street) 

no 

 

yes (remove 

sears its 

Mosely?) - some 

development 

potential ok 

   

cottage or cluster SFU (part not sears) 

8 

Pingree 

School/Highland 

Street no 

 

some 

development 

potential ok 

not feasible (not for 

sale) 

 

impractical/ unlikely no- not available no land 

9 
Winthrop 

School 

yes - senior + 

COA land (13 

acres) 

 

yes - some 

development 

potential ok 

most realistic for 

development 

 

most interested and 

agree with potential 

(prioritize senior 

and mix of 

affordable/ market) 

good location for 

many things yes 

10 D owntown  

yes - senior 

Increase height 

allowance/ 

keep existing 

"cottages" 

yes - most 

popular choice 

logical place to put 

mulitfamily mixed 

use. Could be 

senior housing 

 

good location for 

many things yes 

11 

Longmeadow 

Rd/High School 

Area no 

  

schools should buy 

property 

 

perhaps cluster or 

cottage style 

housing ok 

 

12 

Bay Rd & 

Norman 

Rd/Cutler Pond 

Area 

 

several lots 

already sold for 

single family yes 

   

cottage 

 

13 Cutler School 

     

impractical/unlikely 

(prioritize senior 

and mix of 

affordable/market) 

good location for 

many things + 

additional adjacent 

property (see map) 

wetlands - not 

available (part sold 

and being developed 

and some vernal 

pools) 
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